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A. EXECUTIVE SUMMARY

Demand Analysis:

The demand for rental units for households that qualify for the units designated at
50 percent of AMI is 832 units. The annual income range used for income-eligible
households at 50 percent is $18,960 and $35,900. Note: Capture rates are shown in
the table at the conclusion of the Executive Summary.

The demand for rental units for households that qualify for the units designated at
60 percent of AMI is 1,037 units. The annual income range used for income-eligible
households at 60 percent is $18,960 and $43,080.

The net demand for rental units for households that qualify for the units designated
as needing Rent Subsidy is 875 units. The annual income range used for income-
eligible households requiring rental subsidy is $3,000 and $18,960.

The net demand for rental units for households that qualify for the units designated
for all Section 42 units including those needing rent subsidy is 1,910 units. The
annual income range used for income-eligible households requiring rental subsidy is
$3,000 and $43,080.

Stabilization and Absorption projections:

Stabilization and absorption projections are shown in Table 14 at the conclusion of
the Executive Summary.

Proposed Project:
The project proposal is to renovate Windridge Apartments, an existing RD 515
general occupancy complex, using Section 42 Tax Credits. The complex was built in

the 1980’s and is in fair condition.

The complex consists of a total of 50 units. Two two-bedroom units will be allocated
for employee units.

None of the units currently have RD Rental Assistance assigned to them.

Proposed Project Amenities:
Common amenities are as follows: Onsite office with manager, playground, ball fields,
gazebo and picnic area. Interior amenities are as follows: Refrigerator, stove/range,

microwave, dishwasher, disposal, W/D hookups, mini-blinds, ceiling fans, exterior
storage, new VCT flooring, heat pump and central air conditioning.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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Proposed Site Location:

The Subject Property, Windridge Apartments, is located at 2000 Windridge Drive
(the property’s driveway). The Subject Property is located at the northeast corner of
the intersection of Sturgeon Circle and S. Lee Street.

The surrounding area is a mix of residential and commercial properties.

The closest full-service shopping is located at the eastern corner of the intersection of
US 23 and SR 20 includes a K-Mart and Kroger grocery store with pharmacy. At the
western side of this intersection is a shopping center with Quality Foods grocery
store, Big Lots, Value Village, along with numerous smaller stores and restaurants.

Major shopping is located within three miles of the subject property.

The closest hospital is Emory Johns Creek Hospital in Duluth, Georgia, a 110-bed
acute-care hospital 12 miles from the Subject Property. Northside Hospital Forsyth,
located in Cumming, Georgia, is a 133-bed acute-care hospital.

Primary Market Area:

A conservative Primary Market Area for the proposed renovation project has been
defined as Census Tracts 501.03, 501.04, 501.05, 501.06 and 506.03 in Gwinnett
County

Community Demographics Highlights:

The Buford Primary Market Area population increased by 95.37 percent between
1990 and 2000. The Primary Market Area population is estimated to have increased
by 67.07 percent between 2000 and 2011. Population projections indicate that the
Primary Market Area population will increase by 5.97 percent between 2011 and
2013. The population is projected to increase by 8.45 between 2013 and 2016.

The number of households in the Buford Primary Market Area increased by 62.48
percent between 2000 and 2011. The number of households is projected to increase
by 6.01 percent between 2011 and 2013 and to increase by 8.51 percent between 2013
and 2016.

Market Area Economy Highlights:

The 2010 annualized unemployment rate for Gwinnett County was 9.2 percent while
the 2009 unemployment rate for the County was 9.1 percent.

The preliminary March 2010 estimates show a stabilization of the labor force and the
number of employed persons in Gwinnett County

Education, health and social services is the highest category of employment at 14.0
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percent. Retail trade is second and Professional, scientific, management and
administration is third.

Interview Highlights:
Interviews were conducted with personnel at the Gwinnett County Chamber of
Commerce, the Georgia Department of Community Affairs regional office in Athens
and apartment owners and managers.

Summary Tables:

Windridge Apartments

Proposed Project Unit Mix and Rents

Set-Aside Type # Units Baths Sq. Ft. Net Utility Gross

unit Rent Allow. Rent

1-BR 60% TH 14 1.0 664 $455 $98 $553

50% TH 2 1.0 664 $455 $98 $553

2-BR 60% TH 26 1.5 896 $545 $191 $736

50% TH 6 1.5 896 $545 $191 $736

Non-Rev. TH 2 1.5 896 - - -

Total 50
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Table 14.0 — Capture Rate Analysis Chart

Unit Income Units Total | Supply Net Capture | Absorption | Median | Proposed
Size Limits Proposed | Demand Demand | Rate Market Rents
Rent
1-BR RA 175 0 175 0.00% - $725 -
50% AMI 166 0 166 1.20% <1 mo. $725 $455
60% AMI 14 207 0 207 6.76% <3 mo. $725 $455
1-BR TOTAL 16 548 0 548 2.92% <3 mo. $725 $455
2-BR RA 350 0 350 0.00% - $840 -
50% AMI 333 0 333 1.80% <2 mo. $840 $545
60% AMI 26 415 0 415 6.27% <4 mo. $840 $545
2-BR | TOTAL 32 1098 0 1098 2.91% <4 mo. $840 $545
3-BR RA 0 263 0 263 0.00% - $1,000 -
50% AMI 0 250 0 250 0.00% - $1,000 -
60% AMI 0 311 0 311 0.00% - $1,000 -
3-BR | TOTAL 0 824 0 824 0.00% - $1,000
4-BR RA 0 88 0 88 0.00% - $1,100 -
50% AMI 0 83 0 83 0.00% - $1,100 -
60% AMI 0 104 0 104 0.00% - $1,100 -
4-BR TOTAL 0 0 0 275 0.00% - $1,100

5209 Trenholm Road
Columbia, SC 29206
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Summary Table:

(must be completed by the analyst and included in the executive summary)

Development Name: Windridge Apartments Total # Units: 48
Location: Buford, GA # LIHTC Units: 48
PMA Boundary: Census Tracts 501.03, 501.04, 501.05, 501.06 and 506.04 in Gwinnett County.

Farthest Boundary Distance to Subject: 6.77 miles

RENTAL HOUSING STOCK (found on page 9, 111-127 )

Type # Properties Total Units Vacant Units Average Occupancy
All Rental Housing 13 3.073 290 90.6 %
Market-Rate Housing 10 2.684 286 89.3 %
Assisted/Subsidized Housing not to include %
i s 2 237 0 100 ’
LIHTC 1 152 4 97.3 %
Stabilized Comps 2 341 4 98.8 %
Properties in Construction & Lease Up 1 296 166 44 %
Subject Development Average Market Rent Highest Unadjusted
Comp Rent
# # # Proposed Per Unit Per SF Advantage | Per Unit Per SF
Units Bedrooms Baths Size Tenant
(SF) Rent
16 1 1 664 $ 453 $ 725 | s .90 375 % |$ 640 |$ .90
32 2 1.5 896 $ 545 $ 840 | 8 .75 351 % |$ 675 |8 .83
- - - - $ - $ - $ - - % |8 - $ -
- - - - $ - $ - $ - - % | 8§ - $ -
- - - - $ - $ - $ - - % |8 - $ -
DEMOGRAPHIC DATA (found on page 39 )
2000 2011 2013
Renter Households 2,449 17.72 %| 3,902 17.38 %| 4,168 1751 %
Income-Qualified Renter HHs (LIHTC) 1,616 66 % 2575 66 % 2,751 66 %
Income-Qualified Renter HHs (MR) (if % % %
applicable) - B B - - B
Type of Demand 30% 50% 60% M*r‘;i‘e"t' Other: |  Overall
Renter Household Growth _ 550 7992 _ _ 1.134
Existing Households (Overburd + Substand) - 282 315 - - 776
Homeowner conversion (Seniors) - - - - - -
Less Comparable/Competitive Supply - 0 0 - - 0
Net Income-qualified Renter HHs - 832 1.037 - - 1.910

CAPTURE RATES (found on page _ 10ae3 )
Market-

Targeted Population 30% 50% 60% rate Other:___ Overall
Capture Rate - 1.6% 6.4% - - 4.3%
2011 Market Study Manual DCA Office of Affordable Housing Sof 18
OAH Manual
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Conclusions and Recommendations:

The proposed project should be awarded an Allocation of Section 42 Low Income
Housing Tax Credits based on the following:
o A review of the proposed project
A review of the proposed site relative to services
The current occupancy levels at existing comparable apartment complexes
The state of the local economy
Current and projected demographic trends
Current and projected household income trends

O 0 O O O

The Executive Summary highlights and supports all of the above items.

The renovation of the subject property, Windridge Apartments, should proceed as
planned—there is a lack of affordable properties in the market/Primary Market
Area

The proposed rents should be achievable in this market and are very competitive
with the existing apartment complex rents.

The renovation of the subject property, Windridge Apartments, will not adversely
impact current rental housing in the Primary Market Area.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Introduction

This market study is for a Section 42 - Low-Income Housing Tax Credit (LIHTC) project
in the Buford Primary Market Area/Market Area in Gwinnett County, Georgia.

This market study was prepared in accordance with the Market Study Requirements as
outlined in the Georgia Department of Community Affairs and the National Council of
Affordable Housing Market Analysts market study guidelines

Information contained within this study is based on data gathered at the time the
market study is prepared. Market conditions will fluctuate over time.

Purpose of the Market Study

The purpose of this market analysis is to determine:

(@]

o

o

©)
@)
©)

If there is a need for newly renovated affordable rental housing based on the

location of the rental housing project

If there is a need for newly renovated affordable rental housing in the Primary

Market Area based on the proposed rents and unit mix of the rental housing
roject

ghe] demand for newly renovated affordable rental housing, as defined by the

Section 42 - Low Income Housing Tax Credit Regulations

The capture rate based on renter household income projections

The absorption rate based on current market conditions

The stabilized occupancy rate based on similar properties in the market

Scope of the Market Study

This market analysis includes:

o
@)

A physical inspection of the proposed site or subject property

A physical survey and a telephone survey of existing rental properties in the
Primary Market Area including RD 515, Section 42 properties, HUD and other
subsidized properties and market rate properties

An analysis of historical, current and projected demographic data from the U.S.
Census Bureau and other reliable data services

An analysis of the labor force and economic trends of the Primary Market
Area/County

An analysis of the income requirements for the proposed project

Analysis of the current rental market based on the type of project proposed, the
existing rental conditions and proposed rental projects in the Primary Market
Area

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Data Sources for the Market Study

Data sources for this market analysis include:

o

2000 population, household and income data from the Department of Commerce,
Bureau of the Census as released on Summary Table File 1-A and Summary
Table File 3-A

1990 population, household and income data from the Bureau of the Census for
historical purposes only

Population, household, and income estimates and population, household, and
income projections from Nielson Claritas, Inc.

Labor Force, employment, unemployment, and wage data from the Bureau of
Labor statistics

Economic data from Chambers of Commerce, Economic Development Offices,
County offices, City Halls and Planning Offices obtained through publications,
interviews and websites

Current rental market conditions obtained from onsite visits, interviews with
rental management companies, apartment complex managers, housing authority
agencies and local officials

Income guidelines from the Housing and Urban Development

Census Data: Data on Summary Table File 1-A is based on 100-percent count Census

data.

Data on Summary Table File 3-A is based on sample Census data. There are

discrepancies between these two data sets that are released by the Bureau of the Census.

Demographics: Nielsen Claritas, Inc. is a pre-eminent source of accurate, up-to-date
market research analysis and target marketing research about the population,
households and incomes in the United States.

Labor Statistics: The Bureau of Labor Statistics of the U.S. Department of Labor is the
principal Federal agency responsible for measuring labor market activity, working
conditions, and price changes in the economy. Its primary function is to collect, analyze,
and disseminate essential economic information. As an independent statistical agency,
BLS serves its users by providing data that are timely, accurate, and relevant.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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PROJECT PROPOSAL

The Subject Proposal will have a Section 42 tax credit allocation. Under the Section 42 -
LIHTC Program, maximum tenant incomes are based on a percentage of HUD very low
incomes for the MSA/ County. Gross maximum rents are calculated based on 30
percent of a specified percentage (i.e. 100 percent/120 percent) of the HUD very low
incomes for the County / MSA, adjusted for bedroom size. These income guidelines and
rent maximums are adjusted annually by the Department of Housing and Urban
Development.

The Target Market for the subject proposal includes all renter households that are
income-eligible to reside in rental housing that qualifies under the Section 42 - LIHTC
Program and the RD 515 Program.

The Primary Market Area for affordable rental housing is defined as the geographic area
in which households would be willing to move. It is also based on rental housing
availability, quality of rental housing and rent, the availability of services and proximity
to jobs.

The Rental Property to be renovated is located in the City of Buford in Gwinnett County.
Gwinnett County is bordered by:
o Clayton County on the northeast
Spalding County on the southeast
Pike and Meriwether Counties on the south
Cowetta County on the west

Fulton County on the northwest

O O O O

It should be noted that the Federal Office of Management and Budget periodically
reviews and, if necessary, revises metropolitan areas in the years preceding their
application to new decennial census data.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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B. PROJECT DESCRIPTION

The project proposal is to renovate Windridge Apartments, an existing RD 515 general
occupancy complex, using Section 42 Tax Credits. The complex was built in the 1980’s
and is in fair condition.

The complex consists of a total of 50 units. There are two 1-BR units with 50% of AMI
rents and 14 1-BR units with 60% of AMI rents. There are six 2-BR units with 50% of
AMI rents and 26 2-BR units with 60% of AMI rents. There are also two 2-BR units
designated for management.

Rents are based on the approved Rural Development rents.

Included in the Appendix is a proposed Scope Of Services for the renovation.

Construction features are[will be include:
¢ Seven brick veneer and vinyl siding buildings
* Two-story townhouse apartments

Common amenities are as follows:

* Onsite office/ community room with manager

¢ Onsite maintenance person

¢ Playground with ball field and picnic area and gazebo

Interior amenities are as follows:

* An appliance package
-Refrigerator
-Stove/Range
-Dishwasher
-Disposals
-Microwave

Mini-blinds and ceiling fans

Washer and dryer connection

Exterior storage

New VCT flooring

Heat pump and central air conditioning

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Windridge Apartments
Proposed Project Unit Mix and Rents
Set-Aside Type # Units Baths  Sq. Ft. Net Utility Gross
unit Rent Allow. Rent
1-BR 60% TH 14 1.0 664 $455 $98 $553
50% TH 2 1.0 664 $455 $98 $553
2-BR 60% TH 26 1.5 896 $545 $191 $736
50% TH 6 1.5 896 $545 $191 $736
Non-Rev. TH 2 1.5 896 - - -
Total 50

Note: The Scope of Renovations is located in the Appendix following the Relocation/Displacement

Project Spreadsheet.

5209 Trenholm Road
Columbia, SC 29206
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C. SITE-NEIGHBORHOOD EVALUATION

Location

The Subject Property, Windridge Apartments, is located at 2000 Windridge Drive (the
property’s driveway). The Subject Property is located at the northeast corner of the
intersection of Sturgeon Circle and S. Lee Street. The area is flat and primarily
commercial, with numerous offices, a nearby community of individually owned
duplexes and Eagle Creek Apartments. Some of the area directly adjacent to the Subject
Property is heavily wooded and undeveloped.

Surrounding properties include:

North — Heavily wooded, undeveloped parcel; Office complex.
Northeast — Thick treeline; Office complex.

East — Heavily wooded, undeveloped parcel.

South - Offices; Small shopping center.

Southwest — Individually owned duplexes; Eagle Creek Apartments.
West — Church; Heavily wooded, undeveloped parcel.

Convenience Shopping

The nearest convenience shopping is a Shell Convenience store/gas station, located at
the intersection of S. Lee Street and US 23 (Buford Highway NE). Quicktrip
Convenience store/ gas station is located at the intersection of SR 20 (Buford Drive) and
Satellite Boulevard. Mena Food Mart & Butcher Shop, a small Latin grocery store is
located in the shopping center just south of the Subject Property.

Full-Service Shopping

A shopping center located at the eastern corner of the intersection of US 23 and SR 20
includes a K-Mart and Kroger grocery store with pharmacy. At the western side of this
intersection is a shopping center with Quality Foods grocery store, Big Lots, Value
Village, along with numerous smaller stores and restaurants.

The nearest pharmacy is CVS Pharmacy, located at the intersection of S. Lee Street and
US 23. Walgreens is located nearby at the intersection of US 23 and Sudderth Road. A
Rite Aid Pharmacy is also located nearby at the intersection of SR 20 and Frontier Road.

Wal-Mart Supercenter, Lowe’s and Dollar Tree are located at the northwest corner of I-
985 and SR 20.

The area long SR 20 between Gravel Springs Road to the North and I-85 to the South is a
major shopping area and a major employer in the area. A large area of big box stores

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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along Woodward Crossing Boulevard to the North includes Best Buy, Target, TTMaxx,
Nordstrom Rack, Staples, and Ulta.

To the south of this area is the Mall of Georgia, anchored by Dillard’s, Macy’s
Haverty’s, ]J.C. Penney, Belk, Dick’s Sporting Goods, Bed Bath & Beyond and
Nordstrom, along with more than 225 other retailers. There are numerous other large
stores surrounding the Mall of Georgia and along SR 20.

The MarketPlace at Mill Creek shopping center, located to the West of the Mall of
Georgia across SR 20 includes Costco, Petsmart, Marshall’s, Michael’s, Ross, World
Market, Office Max, Pierl Imports, DSW Shoe Warehouse and REI outdoor store.

United Community Bank is located near the Subject Property on S. Lee Street at
Enterprise Drive. Peoples Bank and Trust is located on S. Lee Street at US 23.

The nearest restaurant is DP’s Café, located on S. Lee Street to the South of Mena Food
Mart. Marchello’s Italian Restaurant, Burger King, and Zaxby’s are all located nearby in
the shopping center at the intersection of S. Lee Street and SR 20. IHOP is across SR 20
from the shopping center.

Medical Services

The closest hospital is Emory Johns Creek Hospital in Duluth, Georgia, a 110-bed acute-
care hospital 12 miles from the Subject Property. Northside Hospital Forsyth, located in
Cumming, Georgia, is a 133-bed acute-care hospital.

Northeast Georgia Physicians Group is located on S. Lee Street between Enterprise
Drive and US 23. Buford Medical Clinic and Kaiser Permanente are located on SR 20 at
Broadmoor Boulevard. Physicians Immediate Med is located on SR 20 near Gravel
Springs Road.

North Gwinnett Protective Services Center/Gwinnett County Fire Station No. 14 is
located on US 23 across from the Kroger grocery store, near SR 20.

Schools

Students in this area attend:
(1) Buford Elementary School is located on Sawnee Avenue at S. Waterworks Road
NE
(2) Buford Middle School is located on Robert Bell Parkway at Roberts Street
(3) Buford High School is located on Sawnee Avenue at Robert Bell Parkway
(4) Buford Academy & Fine Art Center is located on Robert Bell Parkway at Roberts
Street, across from Buford Middle School

The Gwinnett County Public Library is located on US 23 between S Church Street and
Garnett Street.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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A new Buford Town Park, Community Center & Theater are under construction at the
intersection of US 23 and S Hill Street.

Buford City Park, which includes a recreation center, numerous athletic fields and
tennis courts, is located on Sawnee Avenue adjacent to the Buford High School.

Employment

Major employers in the area include the Buford City schools and the major retail in and
around the Mall of Georgia.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Distance chart

Distance
Type of Business or Service Name of Business or Service from site
Convenience/gas Shell Convenience store/gas station 0.50
Convenience/gas Quicktrip Convenience store/gas station 0.70
Convenience shopping Mena Food Mart & Butcher Shop 0.10
Grocery Kroger grocery with pharmacy 1.05
Grocery Quality Foods 1.30
Grocery Wal-Mart Supercenter 1.40
Pharmacy CVS Pharmacy 0.60
Pharmacy Walgreens Pharmacy 1.30
Pharmacy Rite Aid Pharmacy 1.40
Bank United Community Bank 0.30
Bank Peoples Bank & Trust 0.45
Hospital Emory Johns Creek Hospital 12.30
Hospital Northside Hospital Forsyth 15.35
Doctor NE Georgia Physicians Group 0.40
Doctor Buford Medical Clinic 1.85
Doctor Kaiser Permanente 1.80
Doctor Physicians Immediate Med 2.00
Discount Store Big Lots, Value Village 1.30
Discount Store Dollar Tree 1.40
Major Retailer K-Mart 1.05
Major Retailer Wal-Mart Supercenter 1.40
Major Retailer Target 2.65
Major Retailer Costco 3.25
Shopping Center Mall of Georgia 2.70
Shopping Center Marketplace at Mill Creek 3.25
Fire North Gwinnett Protective Services Center 1.05
Restaurant DP's Café 0.25
Restaurant Marchello's Italian, Burger King, IHOP, Zaxby's 0.60
Elementary School Buford Elementary School 2.90
Middle School Buford Middle School 2.55
High School Buford High School 2.85
School (Other) Buford Academy & Fine Arts Center 2.55
Recreation Buford City Park 3.00
Recreation Buford Town Park, Comm. Ctr & Theater U.C. 1.30
Library Gwinnett County Public Library 0.90
Post Office U.S. Post Office 0.75
Employment Center Mall of Georgia/Surrounding shopping area 2.70
Employment Center Buford City Schools 2.55

5209 Trenholm Road
Columbia, SC 29206
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Site Description-Notes and Conclusions

There are no road or infrastructure improvement planned or under construction at this
time near the site.

No environmental concerns were apparent.

Primary ingress and egress is from S. Lee Street, which is a four lane divided road with
no median cut in front of the entrance to Windridge Apartments. A secondary entrance
is off of Maddox Road, which intersects with S. Lee Street. Traffic is moderate along S.

Lee Street and light along Maddox Road. Visibility is good from S. Lee Street.

The most positive attribute of the subject are its location in Buford and its proximity to
shopping and services.

The major negative for the subject is the distance to the hospitals, but full-service
hospitals are located 12 to 15 miles away.

Projected placed in service date estimated to be 2013.

Market Analyst site visit and date:

C. Jennings Woods

June 7, 2011
5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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D. PRIMARY MARKET AREA DESCRIPTION

A conservative and reasonable Primary Market Area for affordable apartments in the
Buford Primary Market Area has been defined as:

* Census Tracts 501.03, 501.04, 501.05, 501.06 and 506.03 in Gwinnett County.

The geographic boundaries of the Buford Primary Market Area are:
* North: Gwinnett — Hall County Line
*  West: Gwinnett — Forsythe County Line

* South: Level Creek from the county line to Suwanee Dam Rd, to W Price Rd, to N
Price Rd, to Woodward Mill Rd, to I-985, to I-85, to Buford Dr, to Old Peachtree
Dr, to Braselton Hwy, to Old Peachtree Rd, to Old Fountain Rd, to Hwy
324/ Auburn Rd.

* East: Hwy 324/ Auburn Rd from Old Fountain Rd to Hog Mountain Church Rd,
to Hwy 124 /Braselton Hwy, to Hamilton Mill Rd (at I-85), to Sardis Church Rd,
to W Rock Quarry Rd NE, to Thompson Mill Rd, to N Puckett Rd to the county
line.

The term “Primary Market Area” for low- and moderately-priced, multi-family rental
housing can be defined as the area one could expect families/households to be willing
to move within, solely on the basis of housing availability, while controlling for price
and quality.

The determination of a geographic Primary Market Area for multi-family rental
housing is based on the distance from which the subject property will draw prospective
tenants. The gravitational model used in real estate analysis is based on the relative size
of the communities in the general area. Using a spatial concept, a larger community
will exert stronger drawing power than a smaller community. The larger community
will draw prospective tenants from an area more than equidistant from the smaller
community. Adjustments are made for natural and man made barriers, such as rivers,
lakes and reservoirs, mountain ranges and interstate highways that would limit the
movement of potential tenants.

The Primary Market Area is defined by using recognized geographic levels. The U.S.
Census Bureau collects data at various geographic levels -- county, minor civil
division/census county division and census tract level data to create a Primary Market
Area. The use of these geographic areas allows us to compare data from various years.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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The Primary Market Area for the proposed project was determined by first looking at
the census tract map for Gwinnett County. We then determined the submarkets that
existed within the county. In this case, the proposed project is located in the Buford
submarket, which includes the eastern portion of Gwinnett County. We then confirmed
the Primary Market Area/primary market area by reviewing the main highways and
commuting patterns, as well as the socioeconomic make-up of the different areas in the
areas surrounding the City of Buford, that would effect the distance from which the
subject property would likely draw prospective tenants. The geographic area
encompassing the Buford Primary Market Area/Primary Market Area is shown as map
4.1.

The secondary trade/market area would be the remaining part of Gwinnett County.
This Primary Market Area is shown as map 4.2.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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E. COMMUNITY DEMOGRAPHIC DATA

1. POPULATION TRENDS

This report contains 2000 Census data for population and households released by the
Bureau of the Census on Summary Tape File 1-A and Summary Tape File 3-A as well as
1990 Census data for population and households from the Census Bureau. Data
estimates and projections for 2011 and 2016 population are from Nielsen Claritas, Inc.
Data for 2013 is extrapolated from data for 2000, 2011, and 2016.

The Buford Primary Market Area population increased by 95.37 percent between 1990
and 2000. The Primary Market Area population is estimated to have increased by 67.07
percent between 2000 and 2011. Population projections indicate that the Primary
Market Area population will increase by 5.97 percent between 2011 and 2013. The
population is projected to increase by 8.45 between 2013 and 2016.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 1.0 - Population Trends

Annual Annual
Year Population Change Percent Change Percent
Atlanta MSA
1990 2,996,670 - - - -
2000 4,164,323 1,167,653 38.97% 116,765 2.80%
2011 5,398,269 1,233,946 29.63% 112,177 2.08%
2013 5,630,512 232,243 4.30% 116,122 2.06%
2016 5,978,877 348,365 6.19% 116,122 1.94%
Gwinnett County
1990 352,910 - - - -
2000 588,448 235,538 66.74% 23,554 4.00%
2011 815,342 226,894 38.56% 20,627 2.53%
2013 856,859 41,517 5.09% 20,759 2.42%
2016 919,135 62,276 7.27% 20,759 2.26%
Buford Primary Market Area
1990 20,783 - - - -
2000 40,604 19,821 95.37% 1,982 4.88%
2011 67,837 27,233 67.07% 2,476 3.65%
2013 71,884 4,047 5.97% 2,024 2.82%
2016 77,955 6,071 8.45% 2,024 2.60%
City of Buford
1990 8,999 - - - -
2000 10,668 1,669 18.55% 167 1.57%
2011 11,342 674 6.32% 61 0.54%
2013 11,798 456 4.02% 228 1.93%
2016 12,481 683 5.79% 228 1.83%

Source: Bureau of the Census; Nielsen Claritas, Inc.; and calculations by Woods
Research, Inc.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 2.0 provides population groupings by age for Gwinnett County and the Buford
Primary Market Area for 2000 and 2016.

The age groups most likely to move into the subject apartment complex are the 25 to 44
and all of the 45 to 54 age groupings. Persons over the age of 55 generally prefer to live
in a senior’s complex. Persons over the age of 65 would more likely want to move into

a senior’s complex.

In Gwinnett County, the 25-44 age group is projected to increase by 15,639 persons,
which is a 7.10 percent gain, between 2000 and 2016. The 45 to 54 age group is projected
to increase by 56,730 persons, which is a 69.83 percent gain, between 2000 and 2016.

In the Buford Primary Market Area, the 25-44 age group is projected to increase by 3,888
persons, which a 25.00 percent gain, between 2000 and 2016. The 45-54 age group is
projected to increase by 6,566 persons, which is a 130.80 percent gain between 2000 and
2016.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 2.0 - Persons by Age - 2000 & 2016

2000 2016 2016

2000 Census | Census % Projected Projected | 2000 - 2016 | 2000 - 2016
Age Category Population Pop. | Population % Pop. | Pop. Chg. % Chg.
Gwinnett County
<18 165,993 28.21% 270,489 30.42% 104,496 62.95%
18-24 51,004 8.67% 56,165 6.32% 5,161 10.12%
25-44 220,407 37.46% 236,046 26.55% 15,639 7.10%
45-54 81,237 13.81% 137,967 15.52% 56,730 69.83%
55-64 38,208 6.49% 105,648 11.88% 67,440 176.51%
65+ 31,599 5.37% 82,820 9.31% 51,221 162.10%
Total 588,448 100.01% 889,135 100.00% 300,687 51.10%
Median Age 32.4 34.6
Buford Primary Market Area
<18 11,371 28.00% 23,905 30.67% 12,534 110.23%
18-24 3,108 7.65% 7,429 9.53% 4,321 139.03%
25-44 15,552 38.30% 19,440 24.94% 3,888 25.00%
45-54 5,020 12.36% 11,586 14.86% 6,566 130.80%
55-64 2,862 7.05% 8,355 10.72% 5,493 191.93%
65+ 2,691 6.63% 7,240 9.29% 4,549 169.04%
Total 40,604 99.99% 77,955 100.01% 37,351 91.99%
Median Age 33.0 35.1

Source: 2000 Census of Population & Housing; Nielsen Claritas, Inc.

5209 Trenholm Road
Columbia, SC 29206

Woods Research, Inc.
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2. HOUSEHOLDS TRENDS

Table 3.1 contains 2000 Census data for population and households released by the
Bureau of Census on Summary Tape File 1-A and on Summary Tape File 3-A.
Summary. Tape File 1-A is data compiled from the 100 percent count short form, while
Summary Tape File 3-A data is compiled from the sampling long form. Sometimes data

from these two reports do not agree.

Based on the 2000 Census data, Gwinnett County contained 202,317 households and
55,774 renter-households (27.57 percent). Of the 13,818 occupied housing units in the
Buford Primary Market Area, 2,449 (17.72 percent) were rental units.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 3.1 - Housing Stock Characteristics — 2000

Primary Market
Category County Area
Total Persons 588,448 40,604
Persons in Group Quarters 6,385 1,235
# Families 152,296 10,721
Total Housing Units 209,682 14,427
Occupied Housing Units 202,317 13,818
Owner Occupied 146,543 11,369
Renter Occupied 55,774 2,449
Vacant Units 7,365 609
For occasional use 354 70
Average Household size 2.88 2.83
Average Family size 3.28 3.24
Persons per owner unit 2.98 2.84
Persons per renter unit 2.60 2.76

Source: 2000 Census of Population & Housing; calculations by Woods Research, Inc.

5209 Trenholm Road
Columbia, SC 29206

Woods Research, Inc.
www.woodsresearch.net
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Table 3.2 also contains data from 2000 Census data. The most pertinent data in this table
is the detailed housing data, which comes from Summary Tape File 3-A. This data
includes: number of occupied housing units built before 1940 (old housing units),
occupied housing units with one or more persons per room (overcrowded housing
units), and other occupied substandard housing (i.e. lacking complete plumbing), and

rent overburdened households.

Table 3.2 - Housing Stock Characteristics — 2000

Primary Market
Category County Area
Owner occupied S-F Housing Units 141,109 10,346
Renter occupied S-F Housing Units 13,021 1,187
Owner occupied M-F Housing Units 1,843 110
Renter occupied M-F Housing Units 41,706 1,013
Owner occupied Mobile Homes 3,559 913
Renter occupied Mobile Homes 997 239
Owner occupied built before 1940 949 241
Renter occupied built before 1940 679 87
Owner-occupied H.U. w>1.01 persons 4,250 208
Renter-occupied H.U. w>1.01 persons 7,377 274
Owner lacking complete plumbing 296 9
Renter lacking complete plumbing 350 21
Owner lacking complete kitchen 250 21
Renter lacking complete kitchen 169 16
Rent Overburdened 14,444 670

Source: 2000 Census of Population & Housing; calculations by Woods Research, Inc.

5209 Trenholm Road
Columbia, SC 29206
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Table 4.0 shows the relationship of population to households for Gwinnett County, the
Buford Primary Market Area and the City of Buford for 2000 (Census), 2011 (estimates)
and 2016 (projections). Data for 2013 is extrapolated from data for 2011 and 2016.

Group quarters and persons per household are also shown.

Table 4.0 — Population and Household Trends

Persons in

Total Group Pop. in Total
Year Population Quarters H/Holds H/holds PPH
Gwinnett County
2000 588,448 6,385 582,063 202,317 2.88
2011 815,342 8,621 806,721 270,188 2.99
2013 856,859 8,965 847,894 283,804 2.99
2016 919,135 9,482 909,653 304,229 2.99
Buford Primary Market Area
2000 40,604 1,235 39,369 13,818 2.85
2011 67,837 1,662 66,175 22,451 2.95
2013 71,884 1,729 70,155 23,800 2.95
2016 77,955 1,830 76,125 25,825 2.95
City of Buford
2000 10,668 194 10,474 3,794 2.76
2011 11,342 197 11,145 3,879 2.87
2013 11,798 205 11,593 4,031 2.88
2016 12,481 217 12,264 4,260 2.88

Source: Bureau of the Census; Nielsen Claritas, Inc.; calculations by Woods
Research, Inc.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 5.0 shows the household trends for Gwinnett County, the Buford Primary Market
Area and the City of Buford. Data for 2011 and 2016 is from Nielsen Claritas, Inc. Data
for 2013 is extrapolated from the 2000 Census data and the 2011 and 2016 Nielsen
Claritas data. The number of households in the Buford Primary Market Area increased
by 62.48 percent between 2000 and 2011. The number of households is projected to
increase by 6.01 percent between 2011 and 2013 and to increase by 8.51 percent between
2013 and 2016.

Table 5.0 - Household Trends

Annual Annual

H/Holds H/Holds % H/holds H/holds %
Year Total H/holds Change Change Change Change
Gwinnett County
2000 202,317 - - - -
2011 270,188 67,871 33.55% 6,170 2.28%
2013 283,804 13,616 5.04% 6,808 2.40%
2016 304,229 20,425 7.20% 6,808 2.24%
Buford Primary Market Area
2000 13,818 - - - -
2011 22,451 8,633 62.48% 785 3.50%
2013 23,800 1,349 6.01% 675 2.84%
2016 25,825 2,025 8.51% 675 2.61%
City of Buford
2000 3,794 - - - -
2011 3,879 85 2.24% 8 0.21%
2013 4,031 152 3.92% 76 1.89%
2016 4,260 229 5.68% 76 1.78%
Source: Bureau of the Census; Nielsen Claritas, Inc.; calculations by Woods

Research, Inc.

Woods Research, Inc.
www.woodsresearch.net

5209 Trenholm Road
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Table 6.0 shows the owner versus renter distribution of households for Gwinnett
County, the Buford Primary Market Area and the City of Buford.

Table 6.0 - Household Trends by Tenure

Owner- % Owner- Renter- % Renter-

Occupied occupied occupied occupied
Year Total H/holds H/Holds H/holds H/Holds H/Holds
Gwinnett County
2000 202,317 146,543 72.43% 55,774 27.57%
2011 270,188 196,483 72.72% 73,705 27.28%
2013 283,804 206,131 72.63% 77,673 27.37%
2016 304,229 220,604 72.51% 83,625 27.49%
Buford Primary Market Area
2000 13,818 11,369 82.28% 2,449 17.72%
2011 22,451 18,549 82.62% 3,902 17.38%
2013 23,800 19,632 82.49% 4,168 17.51%
2016 25,825 21,256 82.31% 4,569 17.69%
City of Buford
2000 3,794 2,324 61.25% 1,470 38.75%
2011 3,879 2,222 57.28% 1,657 42.72%
2013 4,031 2,297 56.98% 1,734 43.02%
2016 4,260 2,409 56.55% 1,851 43.45%
Source: Bureau of the Census; Nielsen Claritas, Inc,; calculations by Woods

Research, Inc.

5209 Trenholm Road
Columbia, SC 29206

Woods Research, Inc.
www.woodsresearch.net
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Table 7.0 shows the number of renter households by household size for Gwinnett
County, the Buford Primary Market Area and the City of Buford for 2000. This data is
used to help determine the demand by bedroom mix. Typically, one-bedroom
apartments are rented by one- or two-person households; two-bedroom apartments are
rented by two-, three-, or four-person households; and three-bedroom units are rented
by three-, four-, or more-person households. There is some overlap of bedroom need,

which depends on the age/sex make-up of various households.

Table 7.0 - Number of Renter Households by Household Size (2000)

7+
1 Person | 2 Person | 3 Person | 4 Person | 5 Person | 6 Person Person
H/holds H/holds H/holds H/holds H/holds H/holds H/holds
Gwinnett County
Number 16,879 15,696 9,312 7,162 3,636 1,523 1,566
Percent 30.26% 28.14% 16.70% 12.84% 6.52% 2.73% 2.81%
Buford Primary Market Area
Number 693 624 427 360 173 72 100
Percent 28.30% 25.48% 17.44% 14.70% 7.06% 2.94% 4.08%
City of Buford
Number 460 341 242 199 111 47 70
Percent 31.29% 23.20% 16.46% 13.54% 7.55% 3.20% 4.76%

Source: Bureau of the Census; and calculations by Woods Research, Inc.

Woods Research, Inc.
www.woodsresearch.net

Tel (803) 782-7700
Fax (803) 782-2007
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Table’s 8.1.a and 8.1.b shows household income data for Gwinnett County, the Buford
Primary Market Area and the City of Buford. Household income estimates for 2011 and
household income projections for 2016 are from the latest release of data by Nielsen

Claritas, Inc.

The number of households with lower incomes is decreasing in total numbers and as a
percentage between the 1989 and the 2011 and 2016 time periods. The households

earning more than $50,000 per year are increasing.

Tables 8.1.a and 8.1.b show income for all households, while Table 8.2 shows only

renter household income.

Table 8.2 shows 2000 Census data for renter households. This data comes from the
Summary Table File 3-A (Household Income in 1999 by Tenure). Only renter

household income is shown.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 8.1.a — Households by Income Groupings-All Households

Gwinnett County

Household Income 2011 2016

Range 2000 Census % Estimate % Projected %
<15,000 11,483 5.7% 14,410 5.3% 16,107 5.3%
$15,000-%$24,999 14,225 7.0% 17,296 6.4% 19,264 6.3%
$25,000-$34,999 19,382 9.6% 23,929 8.9% 26,687 8.8%
$35,000-$49,999 33,571 16.6% 42,815 15.8% 47,862 15.7%
$50,000-$74,999 49,716 24.5% 64,043 23.7% 71,828 23.6%
$75,000-$99,999 34,129 16.8% 45,855 17.0% 51,645 17.0%
$100,000-$149,999 27,736 13.7% 42,062 15.6% 47,996 15.8%
$150,000-$249,999 9,933 4.9% 11,133 4.1% 12,814 4.2%
$250,000-499,999 1,935 1.0% 7,850 2.9% 9,087 3.0%
$500,000+ 457 0.2% 795 0.3% 939 0.3%
Total 202,567 100% 270,188 100% 304,229 100%
County Summary

<$10,000 7,698 3.8% 9,646 3.6% 10,800 3.6%
$10,000-$19,999 13,309 6.6% 16,346 6.1% 18,223 6.0%
$20,000-%$34,999 24,082 11.9% 29,630 11.0% 33,045 10.9%
$35,000-$49,999 33,571 16.6% 42,815 15.8% 47,862 15.7%
>$50,000 123,906 61.2% 171,738 63.6% 194,309 63.9%
Total 202,567 100% 270,188 100% 304,229 100%

Source: Bureau of the Census; Nielsen Claritas, Inc,; and calculations by Woods

Research, Inc.

5209 Trenholm Road
Columbia, SC 29206
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Table 8.1.b— Households by Income Groupings-All Households

Buford Primary Market Area

2000 2011 2016

Household Income Range Census % Estimate % Projected %
<15,000 1,130 8.1% 1,381 6.2% 1,537 6.0%
$15,000-$24,999 1,138 8.2% 1,330 5.9% 1,473 5.7%
$25,000-$34,999 1,457 10.5% 1,725 7.7% 1,923 7.4%
$35,000-$49,999 2,277 16.4% 3,288 14.6% 3,703 14.3%
$50,000-$74,999 3,271 23.6% 4,743 21.1% 5,415 21.0%
$75,000-$99,999 2,393 17.2% 4,072 18.1% 4,656 18.0%
$100,000-$149,999 1,386 10.0% 3,888 17.3% 4,664 18.1%
$150,000-$249,999 620 4.5% 965 4.3% 1,178 4.6%
$250,000-499,999 159 1.1% 922 41% 1,106 4.3%
$500,000+ 49 0.4% 137 0.6% 170 0.7%
Total 13,880 100% 22,451 100% 25,825 100%
Primary Market Area

Summary

<$10,000 756 5.5% 925 41% 1,030 4.0%
$10,000-$19,999 1,135 8.2% 1,347 6.0% 1,493 5.8%
$20,000-$34,999 1,833 13.2% 2,163 9.6% 2,409 9.3%
$35,000-$49,999 2,277 16.4% 3,288 14.6% 3,703 14.3%
>$50,000 7,878 56.8% 14,727 65.6% 17,189 66.6%
Total 13,880 100% 22,451 100% 25,825 100%

Source: Bureau of the Census; Nielsen Claritas, Inc.; and calculations by Woods

Research, Inc.

5209 Trenholm Road
Columbia, SC 29206

Woods Research, Inc.
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Table 8.2a — Renter Households by Income Groupings (2000)

Renter Household Income Primary

(2000) County % | Market Area %o
<$5,000 1,908 3.4% 112 4.6%
$5,000 - $9,999 1,818 3.3% 204 8.3%
$10,000 - $14,999 2,472 4.4% 181 7.4%
$15,000 - $19,999 3,182 5.7% 209 8.5%
$20,000 - $24,999 4,360 7.8% 227 9.3%
$25,000 - $34,999 9,545 17.1% 480 19.6%
$35,000-$49,999 12,532 22.5% 483 19.7%
$50,000 - $74,999 12,385 22.2% 344 14.1%
$75,000 - $99,999 4,442 8.0% 158 6.5%
$100,000 - $149,999 2,304 4.1% 44 1.8%
$150,000 + 804 1.4% 7 0.3%
Total 55,752 100.0% 2,449 100.0%

Source: Bureau of the Census; and calculations by Woods Research, Inc.

5209 Trenholm Road
Columbia, SC 29206
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Table 8.2b — Gross Rent as a Percentage of Household Income (2000)

Gross Rent as a

percentage of Household Primary

Income (2000) County % | Market Area %

<$10,000 3,695 6.7% 307 12.7%
Less than 20% 42 1.1% 0 0.0%
20-24 % 56 1.5% 21 6.8%
25-29% 119 3.2% 7 2.3%
30-34 % 33 0.9% 0 0.0%
35 % 2,290 62.0% 210 68.4%
Not computed 1,155 31.3% 69 22.5%

$10,000 - $19,999 5,648 10.2% 390 16.2%
Less than 20% 175 3.1% 10 2.6%
20-24 % 64 1.1% 0 0.0%
25-29% 156 2.8% 26 6.7%
30-34 % 143 2.5% 41 10.5%
35 % 4,854 85.9% 268 68.7%
Not computed 256 4.5% 45 11.5%

$20,000 - $34,999 13,868 25.0% 705 29.3%
Less than 20% 378 2.7% 80 11.4%
20-24 % 917 6.6% 185 26.2%
25-29% 2,347 16.9% 109 15.5%
30-34 % 3,353 24.2% 136 19.3%
35 % 6,600 47.6% 152 21.6%
Not computed 273 2.0% 43 6.1%

$35,000+ 32,320 58.2% 1,008 41.8%
Less than 20% 17,666 54.7% 612 60.7%
20-24 % 7,755 24.0% 142 14.1%
25-29% 4,159 12.9% 109 10.8%
30-34 % 1,579 4.9% 45 4.5%
35 % 700 2.2% 40 4.0%
Not computed 461 1.4% 60 6.0%

Total 55,531 2,410

Source: Bureau of the Census; and calculations by Woods Research, Inc.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007

Page 45



Buford, GA June 2011

Table 9.0 is a summary of new housing units from the C-40 Construction Reports,
prepared by the Bureau of the Census from 2000 through April 2011. This data is
generally not available at the Primary Market Area level. Multi-family housing units

can include condominiums as well as apartments.

Table 9.0 - Housing Additions — C40 Building Permits

Single-family Multi-family
County Total units % S-F units units % M-F units
2000 12,347 8,834 71.55% 3,513 28.45%
2001 11,274 9,646 85.56% 1,628 14.44%
2002 10,034 9,284 92.53% 750 7.47%
2003 9,617 9,029 93.89% 588 6.11%
2004 10,463 9,384 89.69% 1,079 10.31%
2005 9,905 9,861 99.56% 44 0.44%
2006 8,981 7,834 87.23% 1,147 12.77%
2007 4,361 4,231 97.02% 130 2.98%
2008 1,921 1,325 68.97% 596 31.03%
2009 709 607 85.61% 102 14.39%
2010 1,238 1,079 87.16% 159 12.84%
2011/4 239 239 100.00% 0 0.00%
Total 81,089 71,353 87.99% 9,736 12.01%

Source: Bureau of the Census; calculations by Woods Research, Inc.
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Table 9.0 - Housing Additions — C40 Building Permits

Unincorporated

portion of the Single-family Multi-family

County Total units % S-F units units % M-F units
2000 10,660 7,665 71.90% 2,995 28.10%
2001 9,332 8,440 90.44% 892 9.56%
2002 8,758 8,204 93.67% 554 6.33%
2003 8,508 7,920 93.09% 588 6.91%
2004 8,632 8,259 95.68% 373 4.32%
2005 8,238 8,194 99.47% 44 0.53%
2006 7,701 6,613 85.87% 1,088 14.13%
2007 3,621 3,525 97.35% 96 2.65%
2008 1,608 1,054 65.55% 554 34.45%
2009 547 445 81.35% 102 18.65%
2010 924 765 82.79% 159 17.21%
2011/4 186 186 100.00% 0 0.00%
Total 68,715 61,270 89.17% 7,445 10.83%

Single-family Multi-family

City of Buford Total units % S-F units units % M-F units
2000 31 31 100.00% 0 0.00%
2001 64 64 100.00% 0 0.00%
2002 41 41 100.00% 0 0.00%
2003 7 7 100.00% 0 0.00%
2004 6 6 100.00% 0 0.00%
2005 58 58 100.00% 0 0.00%
2006 158 155 98.10% 3 1.90%
2007 80 78 97.50% 2 2.50%
2008 46 46 100.00% 0 0.00%
2009 14 14 100.00% 0 0.00%
2010 14 14 100.00% 0 0.00%
2011/4 5 5 100.00% 0 0.00%
Total 524 519 99.05% 5 0.95%

Source: Bureau of the Census; calculations by Woods Research, Inc.

5209 Trenholm Road
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3. EMPLOYMENT TRENDS

Table 10.1 shows Labor Market Data for Gwinnett County from the Bureau of Labor
Statistics. The Local Area Unemployment Statistics (LAUS) program is a Federal-State
cooperative effort in which monthly and annual estimates of total employment and
unemployment are prepared. These estimates are key indicators of local economic
conditions.

Once each year, historical labor force estimates are revised to reflect new Census Bureau
population controls, updated input data, and re-estimation. The model-based estimates
also incorporate new seasonal adjustment, and the unadjusted estimates are controlled
to new census division and U.S. totals. Substate area data are revised to incorporate
updated inputs, re-estimation, and new statewide controls.

Data for all years are annualized averages, except for 2011, which is preliminary March
data.

The 2010 annualized unemployment rate for Gwinnett County was 9.2 percent while
the 2009 unemployment rate for the County was 9.1 percent. Gwinnett County
experienced low to moderate unemployment until the recent recession. The 2010
employment level was 25,213 persons lower than the 2009 annual average and 33,332
persons higher than the 2001 annual average. The lowest level of employment was
338,494 persons in 2001 and the highest level of employment was 401,364 persons in
2007.

The preliminary March 2011 estimates show a stabilization of the labor force and the
number of employed persons in Gwinnett County.

The historical and current unemployment rates for the County are slightly lower than the
state and national level.

While manufacturing only accounts for the fourth highest percentage of jobs in the
Buford area, it accounts for a significant portion of the employment, which has suffered
during the recent recession.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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Table 10.1 - Labor Market Data - Gwinnett County

Civilian Labor Force and Employment Data

Labor Force LF Percent
Year Labor Force Change Change Employ. | Emp. Change
2000 347,878 - - 338,494 -
2001 358,390 10,512 3.0% 346,677 8,183
2002 366,780 8,390 2.3% 350,282 3,605
2003 370,742 3,962 1.1% 354,574 4,292
2004 382,396 11,654 3.1% 366,406 11,832
2005 400,947 18,551 4.9% 382,350 15,944
2006 410,908 9,961 2.5% 393,707 11,357
2007 418,468 7,560 1.8% 401,364 7,657
2008 420,894 2,426 0.6% 397,039 -4,325
2009 415,825 -5,069 -1.2% 379,231 -22,133
2010 409,675 -6,150 -1.5% 371,826 -25,213
2011/03 408,251 -1,424 -0.4% 371,850 24

Unemployment Data and Unemployment Rates

Unemp. | Local Unemp. | State Unemp. U.S. Unemp.
Year Unemp. Change Rate Rate Rate
2000 9,384 - 2.7% 3.5% 4.0%
2001 11,713 2,329 3.3% 4.0% 4.7%
2002 16,498 4,785 4.5% 4.8% 5.8%
2003 16,168 -330 4.4% 4.8% 6.0%
2004 15,990 -178 4.2% 4.7% 5.5%
2005 18,597 2,607 4.6% 5.2% 5.1%
2006 17,201 -1,396 4.2% 4.7% 4.6%
2007 17,104 -97 4.1% 4.7% 4.6%
2008 23,855 6,751 5.7% 6.3% 5.8%
2009 37,659 13,804 9.1% 9.7% 9.3%
2010 37,849 190 9.2% 10.2% 9.6%
2011/03 36,401 -1,448 8.9% - -

Source: U.S. Bureau of Labor Statistics.
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Table 10.2 shows employment by industry for Gwinnett County from the 2000 Census.
The Census Bureau has expanded the industry classifications since the 1990 Census.
The largest category is educational, health and social services and retail trade is second.
Professional, scientific, management and administration is third, while manufacturing

is fourth.

Table 10.2 — Industry Data (2000) — Gwinnett County

Industry Number Percentage
Agriculture, forestry, fish., hunt., mining 752 0.2%
Construction 27,824 8.8%
Manufacturing 37,753 12.0%
Wholesale Trade 18,974 6.0%
Retail Trade 42,283 13.4%
Transportation, warehousing, utilities 12,342 3.9%
Information 18,231 5.8%
FIRE, rental and leasing 25,755 8.2%
Professional, scientific, management, admin. 40,997 13.0%
Educational, health and social services 43,875 14.0%
Arts, entertainment, recreation, accom. and food 20,175 6.4%
Other services 15,848 5.0%
Public Administration 9,662 3.1%
Total 314,471 100%

Source: Bureau of the Census; and calculations by Woods Research, Inc.
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Major Employers
#
Name Product employees
Gwinnett Public Schools Education 22000
Gwinnett County Government Government 4500
Gwinnett Medical Center Health care 4100
State of Georgia Government 2000
United States Postal Service Shipping 2000
Cisco Systems, Inc. Information technology 1900
Ofs Brightwave, LLC Wire & cable mfg. 1900
Fiserv, Inc. Information technology 1600
Primerica Insurance 1600
NCR Corp. Global HQ 1400
Nextel South Corp. Telecommunication services 1400
Publix Supermarket Distribution, logistics 1300
Assurant Specialty Property Property, casualty insurance 1175
Atlanta-Journal Constitution Media 850
Emory Eastside Med. Center Health care 800
Office Depot Distribution Distribution 650
Sage Peachtree Acct. & Fin.
Software Accounting, finance software 650
Merial LLC Biopharmaceuticals 600
IKON Office Solutions Office equipment 550
WIKA Instrument Corp. Ind. Automation control products 550
RockTenn Co. Packaging, container mfg. 525
Shumate Mechanical Specialty contracting 525
AGCO Corp. Global HQ 500
HCA - Atlanta Health care 500
ViaSat Inc. Telecommunication equipment 500
Uhs-Pruitt Corp. Health care 450
Immucor, Inc. Diagnostic substances 400
Stephen Gould Corp. Rubber & plastic 400
Unisource Worldwide Office products, retail & dist. 400
Kjs Industries Party, holiday accessories 375
Network Communications, Inc. Media 375
Optimus Solutions LLC Information technology 375
Ricoh Electronics Electronics 375
Careerbuilder Staffing, recruiting 350

Source: Gwinnett Chamber of Commerce.

5209 Trenholm Road
Columbia, SC 29206
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Interviews

Mark Fulmer and Troels Adrian, Gwinnett Chamber of Commerce, provided a list of
the major employers in Gwinnett County. Mr. Fulmer stated that there are several list
of major employers and there will be discrepancies on the various lists. Mr. Adrian
emailed the latest list available.

Glenda Wiley, Field Operations Manager, GA Department of Community Affairs,
NE/Athens Office. Ms. Wiley provided information on Housing Choice Vouchers in
the NE region and in Gwinnett County. All waiting lists in the region are empty and
currently closed, though they are planning to open waiting lists in some of the more
rural counties later in June. There are 3,460 HCV available in the NE region and 1,145
in Gwinnett County.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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F. PROJECT SPECIFIC DEMAND ANALYSIS

1. INCOME RESTRICTIONS

The proposed complex will serve low-income households, as defined by the Section 42 -
Low Income Housing Tax Credit Regulations, utilizing a LIHTC allocation. The Tax
Credit allocation is either nine percent or four percent of the gualified basis of the
property depending on the funding sources. The qualified basis is the portion of the
eligible basis attributable to the low-income rental units. Expenses included in the eligible
basis are construction, engineering, architectural, market studies and appraisals,
relocation, certain legal and accounting, construction period interest, taxes, general
contractor, and developer fees. Land costs, title recording fees, financing costs (points),

tax credit fees, and syndication fees are not included in the eligible basis.

Tax Credits are issued annually for a ten-year period. Assuming the apartment
complex remains Tax Credit eligible, either 90 percent or 40 percent of the development
cost will be returned in the form of Tax Credits. When a Tax Credit allocation is issued
for an apartment complex, rental rates are restricted and household incomes are
restricted based on HUD Very Low Income for the MSA/County, adjusted for

household size.

Under the Section 42 - LIHTC Program, maximum household incomes are restricted to
120 percent and/or 100 percent of the HUD Very Low Income for the MSA /County,
adjusted for household size. While maximum household incomes are based on the
number of persons in the household, the maximum rents are based on the number of
bedrooms. Rent ceilings are based on 30 percent of 120 percent/100 percent of the HUD
Very Low Income for the County/MSA, adjusted for bedroom size. This is the gross
rent. To obtain net rents, gross rents then must be adjusted based on the HUD

estimated utility allowance or local utility company estimates.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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Table 11.0 shows the maximum incomes by household size and maximum gross rents

by number of bedrooms. Gross rents include rent + utility allowance. Also included

are HUD Fair Market Rents. The maximum incomes for the proposed project without

Rental Assistance is $35,900 for the 50 percent units and $43,080 for the 60 percent units.

Table 11.0 -Income/Rent Limits-Atlanta MSA

HUD 2010
Median
Family
Income $71,800
1 Person 2 Person 3 Person 4 Person 5 Person 6 Person
Very Low
Income $25,150 $28,750 $32,350 $35,900 $38,900 $41,650
120% of Very
Low $30,180 $34,500 $38,820 $43,080 $46,680 $49,980
Eff. 1BR 2 BR 3BR 4 BR
50% Rent
Ceiling $628 $673 $808 $935 $1,041
60% Rent
Ceiling $754 $808 $970 $1,122 $1,249
Fair Market
Rent $757 $820 $912 $1,110 $1,211
Source: Calculations by Woods Research, Inc. based on data provided by
DCA/Developer.

5209 Trenholm Road
Columbia, SC 29206
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2. AFFORDABILITY

Table 12.0 shows the minimum income requirements by unit type and bedroom size.
These minimum incomes are based on recognized affordability standards. A household
should not pay more than 35 percent of their household income on rent plus utilities.
Utilities generally include electricity, gas, water and sewer, but not cable-TV and
broadband internet connection. For the proposed project the tenant will pay electricity,
water and sewer. Gas is not required for heat or cooking. The minimum incomes for

the proposed project are:

Windridge Apartments

o $18,960 for the 50% 1-BR units
o $25,234 for the 50% 2-BR units

o $18,960 for the 60% 1-BR units
o $25,234 for the 60% 2-BR units

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 12.0 -Minimum Income Requirements/Affordability

50 Percent of AMI 1BR 2BR 3 BR
Projected Rent for the project:

Estimated Rent $455 $545 -
Estimated Utility Allowance $98 $191 -
Total Housing Cost $553 $736 -
Minimum Income Required at 35% $18,960 $25,234 -
60 Percent of AMI 1BR 2BR 3 BR
Projected Rent for the project:

Estimated Rent $455 $545 -
Estimated Utility Allowance $98 $191 -
Total Housing Cost $553 $736 -
Minimum Income Required at 35% $18,960 $25,234 -

Source: Calculations by Woods Research, Inc. based on data provided by the

Developer.

The income bands for each targeted group is:

50% of AMI $18,960 - $35,900
60% of AMI $18,960 - $43,080

5209 Trenholm Road
Columbia, SC 29206
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3. DEMAND ANALYSIS

This market study is for the renovation of a general occupancy Housing Authority Rent
Subsidized project using LIHTC. Housing Authority and LIHTC properties have several
income restrictions. An income band(s) defines the income eligible group(s). The income
band is based on the household income of renter households required to afford the
proposed rents and the maximum income allowed for the County/MSA and eligibility
for rent subsidies.

Effective Demand Factors

In this methodology, there are three basic sources of demand for an apartment project
to acquire potential tenants:

> net household formation (normal growth/decline),

> existing renters who are living in substandard housing,

> existing renters who choose to move to another unit, typically based on
affordability (rent overburdened).

Demand from New Renter Households (Growth)

For the Primary Market Area, forecasted housing demand through household
formation totals -1,719 renter-occupied households over the 2000 to 2013 forecast
period.

Based on 2011 income estimates we have assumed that 550 renter households have been
added since 2000 in the 50 percent income category and 722 households have been
added since 2000 in the 60 percent category. The demand for “needs rent subsidy” has
been determined in addition to the 50 percent and 60 percent demand. Based on the
same assumptions, 413 renter households in this category have been added since 2000.
The combined total for rent-subsidized, 50% and 60% is a gain of 1,134 renter
households.

Demand from Existing Renters that are In Substandard Housing

The most current and reliable data from the US Census regarding substandard housing
is the 2000 census. Substandard housing in this market study is based on more than one
occupant per room and lack of plumbing facilities, respectively. In 2000, 311
households were living in renter-occupied dwelling units classified as substandard.

Based on 2011 income forecasts, 100 substandard renter households fall into the 50%
AMI category and 131 substandard renter households fall into the 60% AMI income
segment of the proposed subject property. The number of substandard renter-occupied
housing units that fall into the “needs rent subsidy” category is 75. The combined total
for rent-subsidized, 50% and 60% is 205.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007

Page 58



Buford, GA June 2011

Demand from Existing Renters

An additional source of demand for rental units is derived from rent-overburdened
households. In the Primary Market Area it is estimated that 182 existing rent
overburdened renter households fall into the 50% AMI target income segment and 184
existing rent overburdened renter households fall into the 60% AMI target income
segment. Rent overburdened households that fall into the “needs rent subsidy”
category is 387. The combined rent-overburdened total for rent-subsidized, 50% and
60% is 571.

Secondary Market Demand Adjustment

The 2011 GA-DCA Market Study Guidelines allow for a 15% upward adjustment to
accommodate for the secondary market area. The 15% adjustment factor is applied to all
of the combined demand estimates as detailed in the overall demand methodology.

We did not make an adjustment for this category because Gwinnett County is a large,
urban, heavily populated County with many housing choices.

Total Demand

The demand from these sources indicates a total demand of 875 “needs assistance”
units, 832 units at 50% of AMI and 1,037 units at 60% of AMI. These estimates comprise
the total income qualified demand pool from which the tenants at the proposed project
would be drawn.

The final segmentation process of the demand methodology was to subtract like-kind
competition/supply in the Primary Market Area built or renovated since 2000. In the
case of the subject, like-kind supply includes other LIHTC and/or LIHTC/Home
developments, USDA-RD Section 515 developments, HUD 221 (d)(4) developments and
market rate properties with similar rents. Like-kind rental housing units that have been
constructed since 2000 include: Nomne (All new apartment complexes have been
conventionally financed and have much higher rents.)

The demand from these sources indicates a net demand of 875 “needs assistance” units,
832 units at 50% of AMI and 1,037 units at 60% of AMI. These estimates of demand
were adjusted for the introduction of any new like-kind supply into the Primary Market
Area since 2000.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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Table 13.0 — Rental Housing Demand

HH at <50%
AMI ($18,960)
need RA

HH at 50%
AMI ($18,960
to $35,900)

HH at 60%
AMI ($18,950
to $43,080)

Total LIHTC-
AMI ($0 to
$43,080)

a) Demand from New Household

migration into the market and growth

from existing households in the
market: age and income appropriate

413

550

722

1134

Plus

Demand from Existing Renter
Households - Substandard Housing

75

100

131

205

Plus

Demand from Existing Renter
Households - Rent overburdened
households

387

182

184

571

Plus

Secondary Market Demand
adjustment @ 15%

Sub Total

875

832

1037

1910

Demand from Existing Households -
Elderly Homeowner Turnover
(limited to 20% where applicable)

Plus

Demand for Existing Households -
Elderly Homeowner Relocation
(Limited to 20% where applicable)

Plus

Demand for Existing HFOP Rental
Households (Limited to 10% where
applicable)

Equals Total Demand

875

832

1037

1910

Less

Supply of directly comparable

affordable housing units built and/or

awarded in the project market
between 2000 and the present

Equals Net Demand

875

832

1037

1910

Source: Calculations by Woods Research, Inc.
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Subsidy: Any renter household earning between $3,000 and $18,960 per year would be
classified as Section 42 income eligible but not earning enough to afford the proposed rents
without some form of subsidy or assistance.

50% AMI: Any renter household earning between $18,960 and $35,900 per year would be
classified as Section 42 income eligible and earning less than 50 percent of the HUD Median
Family Income.

60% AMI: Any renter household earning between $18,720 and $43,080 per year would be
classified as Section 42 income eligible and earning less than 60 percent of the HUD Median
Family Income.

Ineligible: Any renter household earning more than $43,080 would be ineligible for Section
42 Housing.

o The net demand for rental units for households that qualify for the units
designated as needing Rent Subsidy is 875 units.

o The net demand for rental units for households that qualify for the units
designated at 50 percent of AMI is 832 units.

o The net demand for rental units for households that qualify for the units
designated at 60 percent of AMI is 1,037 units.

o The total net demand for rental units for households qualifying for LIHTC units
including Rent Subsidized, 50 percent, and 60 percent is 1,910 units.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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4. NET DEMAND, CAPTURE RATE AND STABILIZATION
CALCULATIONS

If the complex were completely vacated for renovation, the complex should experience
an absorption rate of approximately 12 to 16 units per month, depending on the time of
year the complex opens.

The developer proposes a rolling renovation where they move tenants from building to
building and displace as few tenants as possible.

Sixteen of the current tenants are income qualified for the property after renovation.
There are no vacant units.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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Table 14.0 — Capture Rate Analysis Chart

Unit Income Units Total | Supply Net Capture | Absorption | Median | Proposed
Size Limits Proposed | Demand Demand | Rate Market Rents
Rent
1-BR RA 175 0 175 0.00% - $725 -
50% AMI 166 0 166 1.20% <1 mo. $725 $455
60% AMI 14 207 0 207 6.76% <3 mo. $725 $455
1-BR | TOTAL 16 548 0 548 2.92% <3 mo. $725 $455
2-BR RA 0 350 0 350 0.00% - $840 -
50% AMI 333 0 333 1.80% <2 mo. $840 $545
60% AMI 26 415 0 415 6.27% <4 mo. $840 $545
2-BR TOTAL 32 1098 0 1098 2.91% <4 mo. $840 $545
3-BR RA 0 263 0 263 0.00% - $1,000 -
50% AMI 0 250 0 250 0.00% - $1,000 -
60% AMI 0 311 0 311 0.00% - $1,000 -
3-BR TOTAL 0 824 0 824 0.00% - $1,000
4-BR RA 0 88 0 88 0.00% - $1,100 -
50% AMI 0 83 0 83 0.00% - $1,100 -
60% AMI 0 104 0 104 0.00% - $1,100 -
4-BR | TOTAL 0 0 0 275 0.00% - $1,100

Source: Calculations by Woods Research, Inc. based on proposed rents provided by
the developer and a survey of apartment complexes in the market area.

5209 Trenholm Road
Columbia, SC 29206

Woods Research, Inc.
www.woodsresearch.net

Tel (803) 782-7700
Fax (803) 782-2007

Page 63




Buford, GA June 2011

The absorption rate is dependent upon many criteria only some of which the
developer/management has control over. These are:

1. The location of the development relative to services, i.e. shopping, restaurants,
schools, medical care.

2. The location of the development relative to undesirable features of the neighborhood,
i.e. road noise, traffic speed, visual aspects of nearby properties, unoccupied or
abandoned homes/commercial properties, etc. (Before a complex is completed, changes
can occur in the that may have a negative impact)

3. The location of the development relative to desirable features of the neighborhood, i.e.
new shopping centers and other services, removal and renovation of neighborhood
properties, new employers, etc. (Before an LIHTC complex is completed, changes can
occur in the neighborhood that may have a positive impact)

4. The design of the development.

5. The overall appeal of the development including landscaping, buffers, entrance and
exit capabilities, etc.

6. Amenities offered in the individual units and for the common areas.
7. The opening data of the development, i.e. spring, summer, fall or winter.

8. The overall economy of the surrounding area. (Before a LIHTC complex is
completed, changes can occur in the employment that may impact lease-up)

9. Advertising, management availability for information and pre-leasing.

10. Marketing and management of the development. The first tenants can affect the
image for a development.

11. Competing properties including other LIHTC properties in the area.
12. Similar properties being developed in the area.

13. Availability of HUD Section 8 certificates/vouchers.

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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G. SUPPLY ANALYSIS

Woods Research, Inc. completed an on-site survey/interview of all of the apartment
complexes in the Primary Market Area in June 2011. This on-site survey was
complemented by a follow-up telephone survey/interview. Most of the managers of the
apartment complexes answered all of the questions relating to occupancy. Data was
cross-referenced with information provided in various publications.

Included in the survey and analysis are all of the decent rental housing units in the

Primary Market Area. Data for the complexes with similar rent and amenity packages
to the subject property provides the most valuable information for this analysis.

Findings of the Woods Research, Inc. Market Survey

o A total of 13 apartment complexes are included in the Primary Market Area
report, including the subject property.

o The subject property is an older RD-515 apartment complex.

o Glenda Wiley, Field Operations Manager, GA Department of Community
Affairs, Northeast/Athens Office. Ms. Wiley provided information on Housing
Choice Vouchers in the Northeast region and in Gwinnett County. All waiting
lists in the region are currently closed, though they are planning to open waiting
lists in some of the more rural counties later in June. There are 3,460 Housing
Choice Vouchers available in the Northeast region and 1,145 in Gwinnett
County.

o The rental housing market for apartments in the Primary Market Area is
currently very strong. The market is experiencing 95.5 percent occupancy.

o The 13 apartment complexes contain a total of 3,073 rental units.

o Ten of the apartment complexes in the survey are conventionally financed.
o Only one of the conventional un its is in excellent condition.

o Six of the conventional units are in good condition.

o Three of the conventional units are in fair condition.

o Only one of the apartment complexes in the survey is RD-515 financed, which is
the subject property.

o The only deep subsidy apartment complexes are the Low Rent Public Housing

5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
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units belonging to the Housing Authority.

(@)

Only one of the apartment complexes in the survey has a Section 42 allocation.

o No apartment complexes within the Primary Market Area are under construction
at this time.

o None of the apartment complexes contained in the analysis were offering major
rent concessions.

o The renovated apartment complex is projected to have a total of 50 units. There
are two non-revenue units. All units will have a Section 42 allocation. Seventeen
percent of the units will be set-aside for tenants earning less than 50% of AMI
and the remaining 83 percent will be set-aside for tenants earning less than 60
percent of AMI. Rents are based on the approved RD rents. There are no Project
Based Rental Assistance units.

o Proposed to be renovated are two 1-BR 50% units and 14 60% units with rents of
$455 per month. This rent is:

below the Section 42 maximum rent ceilings
37 percent lower than the conventional rental units
19 percent lower than the conventional rents for complexes in fair condition
15 percent lower than the 50% of AMI Section 42 rental units
29 percent lower than the 60% of AMI Section 42 rental units
9 percent higher than the RD Basic Rents
28 percent lower than the RD Market Rents
50 percent lower than the current Fair Market Rents

YVVVVVYYVYY

O
=

roposed to be renovated are six 2-BR 50% units and 26 60% units with rents of
545 per month. This rent is:

below the Section 42 maximum rent ceilings

33 percent lower than the conventional rental units

37 percent lower than the conventional rents for complexes in fair condition
26 percent lower than the 50% of AMI Section 42 rental units

28 percent lower than the 60% of AMI Section 42 rental units

16 percent higher than the RD Basic Rents

21 percent lower than the RD Market Rents

50 percent lower than the current Fair Market Rents

&

YVVVVVYYVYY

Selected data on each apartment is shown on Tables 5.1, 5.2, 5.3 and 5.4 with detailed
data and a picture of each comparable complex included in the appendix.
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Table 15.0-Summary of Findings of WRI Market Survey

Windridge Apts. 1BR 2BR 3BR Total
Subject Property (50% AMI)
Total # of Units 2 6 0 8
Total % of Units 25% 75% 0% 100%
Proposed 50% Rents $455 $545 -
Average Rent per Square Foot $0.68 $0.61 - -
Renovation of an existing Rural Development property.

1BR 2BR 3BR Total
Subject Property (60% AMI)
Total # of Units 14 26 0 40
Total % of Units 35% 65% 0% 100%
Proposed 60% Rents $455 $545 -
Average Rent per Square Foot $0.68 $0.61 - -
There are two non-revenue units.
All Complexes
# of Properties | 13.0|
Total # of Units 1192 1509 372 3073
Total % of Units 39% 49% 12% 100%
Avg. Rent $674 $778 $1,036 -
High Rent $819 $1,099 $1,376 -
Occupancy 95.5%
Includes subject property.
Conventional Complexes
# of Properties | 10.0|
Total # of Units 1112 1280 292 2684
Total % of Units 41% 48% 11% 100%
Avg. Rent $726 $820 $1,091 -
Highest Rents $824 $1,099 $1,376
Occupancy 95.0%
Occupancy excludes Waterstone Apts. which are still in initial rent-up.
Conventional Complexes in Excellent Condition
# of Properties | 1.0|
Total # of Units 92 164 40 296
Total % of Units 31% 55% 14% 100%
Avg. Rent $779 $1,034 $1,267 -
Occupancy -

The only excellent complex is the Waterstone Apts. which are still in initial rent-up.

5209 Trenholm Road Woods Research, Inc.
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Table 15.0-Summary of Findings of WRI Market Survey - Continued

1BR 2BR 3BR Total
Conventional Complexes in Good Condition
# of Properties | 6.0|
Total # of Units 779 948 252 1979
Total % of Units 39% 48% 13% 100%
Avg. Rent $718 $874 $1,062 -
Occupancy 96.7%
Conventional Complexes in Fair Condition
# of Properties | 3.0|
Total # of Units 241 168 0 409
Total % of Units 59% 41% 0% 100%
Avg. Rent $565 $642 - -
Occupancy 86.5%
HUD LRPH Properties
# of Properties | 1.0|
Total # of Units 32 77 80 189
Total % of Units 17% 41% 42% 100%
Avg. Rent $508 $588 $650 -
Occupancy 100.0%
Section 42 Complexes
# of Properties | 1.0|
Total # of Units 32 120 0 152
Total % of Units 21% 79% 0% 100%
Avg. Low Rent $540 $735 - -
Avg. High Rent $640 $765 - -
Occupancy 97.0%
5209 Trenholm Road Woods Research, Inc. Tel (803) 782-7700
Columbia, SC 29206 www.woodsresearch.net Fax (803) 782-2007
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Table 15.0-Summary of Findings of WRI Market Survey - Continued

1BR 2BR 3BR Total

RD 515 Complexes
# of Properties 1.0|
Total # of Units 16 32 0 48
Total % of Units 33% 67% 0% 100%
Avg. Basic Rent $415 $470 - -
Avg. Market Rent $635 $690 - -
Occupancy 100.0%
Includes subject property.
Seniors Complexes 1
# of Properties 1.0|
Total # of Units 32 120 0 152
Total % of Units 21% 79% 0% 100%
Avg. Low Rent $540 $735 - -
Avg. High Rent $640 $765 - -
Occupancy 97.0%
Market Rents for the Peachtree City PMA

1-BR 2-BR 3-BR 4-BR

$725 $840 $1,000 $1,100
Fair Market Rents for the Buford PMA

1-BR 2-BR 3-BR 4-BR

$820 $912 $1,110 $1,211

5209 Trenholm Road
Columbia, SC 29206
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DeLorme Street Atlas USA® 2010

Buford Affordable Market Data Map

Scale 1:50,000
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DeLorme Street Atlas USA® 2010

Buford Market Data Map

Scale 1:43,750
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Table 16.0-Rehab Comparability Analysis

Huntington Court Senior Residences (Sec. 42 eld) Percent | Comments

1 | Location 10% | Comparable

2 | Affordability 0% | Much higher rents

3 | Property Type 0% | Seniors

4 | Quality 20% | Excellent Condition
Comparability Factor 30% 1*2*3*4

Buford Housing Authority (Subsidized) Percent | Comments

1 | Location 0% | Comparable

2 | Affordability 0% | 100% Subsidized

3 | Property Type 0% | Varied

4 | Quality 0% | Fair Condition
Comparability Factor 0% 1*2*3*4

Source: Calculations by Woods Research, Inc. based on a survey of apartment complexes in the

market area.

5209 Trenholm Road
Columbia, SC 29206
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H. INTERVIEWS

Mark Fulmer and Troels Adrian, Gwinnett Chamber of Commerce, provided a list of
the major employers in Gwinnett County. Mr. Fulmer stated that there are several list
of major employers and there will be discrepancies on the various lists. Mr. Adrian
emailed the latest list available.

Glenda Wiley, Field Operations Manager, GA Department of Community Affairs,
NE/Athens Office. Ms. Wiley provided information on Housing Choice Vouchers in
the NE region and in Gwinnett County. All waiting lists in the region are empty and
currently closed, though they are planning to open waiting lists in some of the more
rural counties later in June. There are 3,460 HCV available in the NE region and 1,145
in Gwinnett County.
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I. CONCLUSIONS AND RECOMMENDATONS

The proposed project should be awarded an Allocation of Section 42 Low Income
Housing Tax Credits based on the following:

A review of the proposed project

A review of the proposed site relative to services

The current occupancy levels at existing comparable apartment complexes
The state of the local economy

Current and projected demographic trends

Current and projected household income trends

O O O O O O

The Executive Summary highlights and supports all of the above items.

The renovation of the subject property, Windridge Apartments, should proceed as
planned—there is a lack of affordable properties in the market/Primary Market Area

The proposed rents should be achievable in this market and are ve<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>